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NEGATIVE DECLARATION & NOTICE OF DETERMINATION

SaN-Luls OsispG COUNTY DEPARTMENT OF F’LANN;NG m«;a BUILDING
976 DEos STREST + ROomM 200 ¢+ San Luis OBISPo ¢+ CALIFORNIA $3408 + (805) 781-5500

Promoting the Wise Use of Land + Heipi'r_zgiw:aaffdu{smat Communities
FOR OFFICIAL USE ONLY T J
ENVIRONMENTAL DETERMINATION NO. ED10-280. DATE: January 18, 2012

PROJECTIENTITLEMENT: Hayashi Parcel Map  SUB2010-00077 CO 10-0125

APPLICANT NAME:  John Hayashi
ADDRESS: 2480 Garcia Way, Arroyo Grande, CA, 83420
CONTACT PERSON:  Westland Engineering Telephone: 8085-541-2394

PROPOSED USESHNTENT: Request by John Hayashi for a Vegting Testative Parcel Map (CO 10-
0125} to subdivide an existing 55.30 acre parce! into three parcels-of 52. 88, 1.30; and 1.33 acres each
for the purpose of sale andfor developmant. The project inclisdes: off-site road improvements which
inciudes a center tumn lane on South Higuera Street. Ths: project will' result in disfurbance as the
residentially zoned parcels are further developed. The proposal also includes an adjustment to Title 21
o allow more than five parcels to be served by a private easement. With approval of the map, seven
parcels will besserved by the private easement {Octagon Way).

LQQ&TIDN The proposed prcuect is wﬁhm the Agrrcultura’ aé‘!d'iﬁesidéﬁhai Suburban land use category

-af San Luis Obtspo The stte is in the San Luis {%lspe plannmg Brea

LEAD AGENCY:  County of San Luis Obispo Department of Planning & Building
976 Osos Street, Rm. 200
San Luis Obispo, CA $3408-2040

‘ Waebsite: http:/iwww.sloplanning.org
OTHER POTENTIAL PERMITTING AGENCIES: Environmerital Health
. STATE CLEARINGHOUSE REVIEW: YES (] WO [

ADDITIONAL INFORMATION: Additional mformatlcn pertaining to this environmenial determination
may be-ohtained by contacting the above Lead Agency address or (895) 781-5600.

COUNTY “REQUEST FOR REVIEW® PERIOD ENOS AT ..ooeeveoresrennn 4730 p.ra. on February 2, 2012
20-DAY PUBLIC REVIEW PERIOD beginsg at the time of pub[tc natfﬁcﬁﬁﬁm

Notice of Determination State Clearinghouse No. N /A
| This'Is to advise that the San Luis Obispo County a8 [ ] Lead Agency _
1 [T Responsibie Agency approvedidenied the above described project on _ , and has.

made the Toliowing determinations regarding the above described project:

The project will not have a significant effect on the environment. A-Negative Declatation was-prepared for this- project
pursuant:io the provisions of CEQA. Mitigation measures and. momtonng were made @ condiion-of the approval of the
project.. A Statement of Overriding Considerations was not adopted.for this project. Findings ware made pursuant fo the
provisions of CEQA.

This is to certify that the Negative Dedlaration with comments and responses and record of project approval is
available to the General Public at the 'Lead Agency' address ahbove.

_Stephanie Fuhs County of San Luis Obispo

Signature | - Narne Date Public Agency




Emtral Study Summary Enwronmenta! Checktist

SAN Luts OBIsPO COUNTY DEPARTMCNT OF PLANNING AND BUILD!NG
876 01508 STREET ¢+ RoOM 2006 « 8an Luis OBiSPO + CALIFORNIA 8340G8 ¢ (805) 781-5600

Promoting tho Wise Use of Land « Helping to Build Great Communities

{ver Dlpamton

Pro;ect Tltle & No. Hayashl Parcel Map  ED10-250 (SUB?O'i 0-00077 CO‘H} 0128)

ENVIRONMENTAL FACTORS POTENTIALLY AFFECTED: The proposed project could have a
1 "Potentially Significant lmpact" for at.least one of the environmental factors checked below. Flease
refar to the attached pages for discussion on mitigation measures or project revisions to sither reduce
) 'these impacts to less than significant levels or requlfe further study.

[Zi_,Ae__;stheucs X Geology and Soils | ' X Recreation

53 Agricultural Resources [] Hazards/Hazardous Materials | [] Transportation/Circulation

B Alr Quality P4 Noise X wastewater

[ ] Biological Resources B Population/Housing [ water

[ Culturat Resources E F'ubi[c Semcesfl}tllftzas [CliandUse

DETERMINATION: (To be completed by the Lead Agency)

On the basis of this inifial evaluation, the Environmental Coordinator finds that.

[']  The proposed project COULD NOT have a significant effect on the environment, and 2
NEGATIVE DECLARATION will be prepared.

X Although the proposed project couid-have a significant’ effect on the environment, there will not
- be a significant effect in this case because revisions in the prmecz have been made by or
agreed to by the project propohent. A MITIGATED NEGATIVE DECLARATION will be

prepared.

] The proposed project MAY have a significant effect on the environment, and an
ENVIRONMENTAL IMPACT REPORT is requirad.

(3 The proposed project MAY have a "potentially significant impact” or “potentially- significant
unless mitigated” impact on the environment, but at least one effect 1) has been adequately
analyzed in an earlier document pursuant to applicable legal standards, and 2) has been
addressed by mitigation measures based on.-the earlier analysis &s deéscribed on -attached
sheets. An ENVIRONMENTAL IMPACT REPORT is required, but it must analyze only the
effects that remain o be addressed..

] Although the proposed project could have a significant effect on the environment, because all
potentially significant effects (&) have been analyzed adequately in an eatlier EIR or
NEGATIVE DECLARATION pursuant to applicable standards, and {b). have been avoided or
mitigated pursuant to that earlier EIR or NEGATIVE DECLARATION, including revisions or

raitigation measures that are impose d-gpon he prqpesgd,pro act, nothing further is requi
Stephanie Fuhs ' i@/f/bbé '7‘[,(/; {7";{ (Z/
Prepared by (Print) Szg?ﬁfﬁre '
w, i . Eflen Carrofl, /
Murry Wilson ;?ﬁ%’“’ : Environmental-Coordinator e/l
Reviewed by (Print) / /Signature {for) / JDate

County of San Luis Obispo, Initial Study ' Page 1




Project Environmental Analysis

The County's environmental review process incorporates all of the requiremenits for completing
the Initial Study as required by the California Envirenmental Quality. Act (CEQA) and the CEQA
Guidelines. The hitial Study includes staff's onssite inspection of the project site and surroundings
and a detailed review of the information-in-the fite- for the project. In addition, available background |-
information is reviewed for each project. Relevant information regarding seoil iypes and.
characteristics, geologic information, significant vegetation and/or wildlife resources, water
availability, wastewater disposal services, existing land uses and surrounding iand Use- categories
and other information relevant to. the environmental review process are evaluated for each project.
“Exhibit A includes the references used; as well as the agencies or groups-that were contacted as a-
part of the Initial Stidy. The Environmental Division uses the checklist to summarize the: results of
the research-accomplished: during the initial environmental review of the project. :

Persons, agencies or organizations. inferested in obtaining more information regarding the
environmental review process fof @ praject should contact the County of San Luis: Obispo
Environmental Division, 976 Osos Strest, Rm. 200, San Luis Obispo, CA, 93408-2040 or call (805)
781-5600.

A. PROJECT

DESCRIPTION: Request by John Hayashi for a Vesting Tentative Parcet Map (CO 10-0126) fo
subdivide an existing 55.30 acre parcel into three parcels of 52.66, 1.30, and 1.33 acres each for the
purpose of sale andlor development. The project includes off-site road improvements which includes
a center turn fane on South Miguera Street. The project will result in future disturbance as the
residentially zoned. parcels are further developed. The proposed project is within the Agriculture. and
Residential Suburban land use category and is located at the infersection of South Higuera and
Octagon Way, adjacent to the southwestern boundary of the City of San Luis Obispo. The site is-in
the San Luis Obispo planning area.

The pro;éos-al also includes an adjustment to Title 21 to all‘o.w.'more than five parceis to be served by a
private easement. With approval of the map, seven parcels will be served by the private easement
{Oetagon Way).

There are currently two existing fegal parcels, one agriculturally zoned parcel between Highway 101
and South Higuera Street and one zoned Residential Suburban on the east side of South Higuera:
Street. The. parcel zoned Agriculture (Proposed Parcel 1) is farmed with: row erops with an open
space easement over the entire 52.66 acres and an additional 80-fool conservation-easement along.
the San Luis Creek corddor. No structural devélopment would be allowable on this parcel without -
amending the open:spaca-gasement.

The residentially zoned parcel is proposed fo be split into fwo parcels of 1.3 and 1.33 acres each.
There are two residences and accessory structures on Proposed Parcef 2, Proposed Parcel 3 is
undeveloped, Fulure development on Parcel 3-couid include a primary and secondary dwelling and
residential accessory structures allowable i the Residential Suburban land use category, Parcel 2
coutd have additional accessory structures bul would have to remove the existing residences fo
qualify for a new primaty andfor secondary dweiling,

ASSESSOR PARCEL NUMBER(S): 076-081-026

Latitude: 35 degrees 14’ 13" N Longitude: 120 degrees 40 55" W  SUPERVISORIAL DISTRICT #3

B, EXISTING SETTING

PLANNING AREA:  San Luis Obispo,
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LAND USE CATEGORY:  Agriculture , Residential Suburban
COMBINING DESIGNATION(S):  Flood Hazard  , Alrport Review
EXES_. g iNG US ES!  Agricultural uses, -single-family residence(s)
' iy:  “Nearly level to gently sloping

Row crops, riparian.
PARCEL SIZE: 55.20acres
SURROUNDING LAND WUSE CATEGOR%ES AND USES:

North Residential Single Family; City of San Lu;s ;East Agﬂcuiiura, agrzcuﬁurai tises
‘Obispo, smgle»fam:iy nemdenee(s)

West Agnculiura Hzghway 191 open s,pace

2
e
; Scwrfi Agriculturs; aghicultural uses :
single-family rasiderice(s) }

County of San Luis Obispo, Initiat Study
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G ENVIRONMENTAL ANALYSIS
During the !nitial Study process, several issues were identified as having potentially significant.
environmental effects (see following Initial Study). Those potentially significant iters associated with
the proposed uses can be minimized o less than significant levels.
COUNTY OF SAN LUIS OBISPO
INITIAL STUDY CHECKLIST

1. AESTHETICS - Will the project; Potentially  Impactoan  Insignificant ot
i \ _ il the project Significant & will be. Impact Appticable

mitigated.

1

Ll L

24

a) Create:an aesthetically incompatible (]
site. open to public view? '

X

B) Introduce & usg within a scenic view
open to publc view?

¢c) Change the visual character of an area?

g o

d) LCreate glare or night lighting, which
may affect surrounding areas?

O OO O
KK
Lo O

L]
X

e} Impact unique geological or phiysical
- features? '

i} Q{be'r: L] ]

]
]

‘Setting, The project site is located on South Higuera Street, a collector road. The -agticulturally
zoned parcel (Proposed Parcel 1) is located adjacent to Highway 101 {between South Higuera Street
- and Highway 101}. This parcel is currently farmed with row crops and is covered by an open space
easement with an additional 80-foot conservation easement over the San Luis Creek cotricior. The
residentially zoned parcels are located approximately 1,000 feet east of Highway 101 and souiheast
of Seuih Higuera Strest.

The topography of the area is characlerized by an elevated Highway 101, which drops into {he
floodplain of San Luis Obispo Creek. The site is vegetated with seasonal row crops and riparian
Yegetation on the portion of the site zoned agricliture: (proposed Parcel 1), and with grasses and
ornamental trees on proposed Parcels 2 and 3. The two proposed residential parcels are located on
a ridge that is visible from Highway 101. The area surrounding the project site is primarily located
within. thé Agriculture land use category with agriculfural uses and scattered residences. To the
northeast is a large area within the Industrial land use category partially developed with light industrial
USES. :

Impact. The proposed subdivision will result in ofte new uhdeveloped residential parcel of 1.33 acres,
Existing development on proposed Parcel 2 is partially visible for approximately 8-10 seconds going
horth and seuth on Highway 101 from altemating angles. .New development on proposed Parcel 3
would be located along this same ridgefine and it would be anticipated to have similar visual impacts.
Existing deveiopment within the view corridor reduces the poteftial visual impact of the proposed
project, and the backdrop includes scattered residences and a large industrial building to the east of
the sile.

County of San Luis Obispo, Initial Study . Page 4




The residential parcels are fairly constrained with regard to-potential building areas due to road rights-
of-way and reservations for a future trail (Bob Jones Traif} and road improvements {Buckley Road
extension), noise contours along South Higuera Straet, fecommended agricultural buffers, an active
fault trend, and the alignment of the existing access easement of Octagon Way, F uture development
------------------- .. ¢annot be sited in such a way that the-steuctures-will hot stthouette when viewed frem Highway. 103
Existing development on proposed Parcel 2 and oh ong of the parcels to the south (part of the.
Morabito Burke agriculiural cluster subdivision) have residences that already silhouette in addition o
the large industrial building to the east (Dioptics), so the viewshed is somewhat compromised already.

The subject property is within the Highway Corridor Desigh Area of Highway 101, which protects the
scenic corridor through requirements for sithouetting, grading, colors and materials, and screening
Jandscaping. As stated above, existing and futureé potential building areas for proposed Parcels 2 and
3 gre siluated on elevations which will result in fulure residences sithouetting against the horizon.

i addition, the project has the potentiat to result in: visual impacts as. seen from public areas by
introducing night fighting to a rural area.

Mitigation/Conclusion. In order to reduce additional degradation of the visual character of the area
with future structural development, the following measifeés are- proposed: use of darker exterior
building materidls, fimiting the height of the structure(s), screening landscaping plans for future
residences and accessory strugctures, and providing shielded lighting for future structural

~ development. The applicant has agreed fo incorporate these measures (see-attached Developers
Statement) as a part of the project, Therefore, implermentation of these measures will reduce the
potential visual impacts to insignificant levels.

2. AGRICULTURAL RESOURCES Potentially. Impactcan  Insignificant Not

- Will the project: ‘ Significant. ﬁ i\:;gia?;d impact Applicable
a) Convert prime agricultural land-to non- ] [:] ]
agricultural use? A
b) tmpair agricultural use of other property D 5] (] M
or result in conversion to other uses?
¢} Conflict with existing zonirg or ] (1 (] B

Williamson Act program?

d} Other: . _ D | D l:l D

Setting. Project Elements. The foliowing area-specific elements relate to the property's importance
for agricultural production: :

Land Use Calegory.  Agriculture, Residential Historic/Existing . Commercial _ Crops: Yes,
Suburban vegetable-rofationat

State Classification:  Farmland of Siatewide !n-Ag;ig-uE_tural.Pre‘Sewe? No

Impaortance, Prime Farmland if irrigated, Prime o b meptract?
Farmland if irrigated and drained- ' Underilliamson Act contract? No

The soil type(s) and characteristics on the subject property include:

Concepcion loam (2 - 5 % slope). This gently sloping loamy claypan soil is considered very poorly
drained. The soit has moderate eradibility and low shrink-swelf characteristics, as well as having
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Exhibit B - Mitigation Summary Table

" Aesthetics

-1, AT the time of application for construstion permiits;the applicant shall cleatly delineate the

height of new development. above the existing natural ground surface on the project plans,
New development shall not exceed 18 feet in height above the existing ground surface.

At the time of application for ¢onstruction permits, the applicant shall submit architectural
elevations of all proposed structures to the Department of Planning and Building for review
and approval it consultation with the Environmental Coordinator. The elevations shall show
exterior finish materials, colprs, and height ahove the existing natural ground surface. Colors.
shali minimize the structure massing of new development by reducing the contrast between
the proposed developnient and the surrounding environment. Colors shall ba:compatible with
the natural colors of the surfoundihg environment, inciuding vegetation, rock outcrops; elc..
Darker, non-reflective, sarth: tone colors shall be selected for walls, chimneys etc. and darker
green, grey; sfate blue,.or brown colors for the roof structures. The foliowing colors/materials,
or darker, shall be used: Roof - (color/fmaterial), Exterior walls - {color/material), Trim -
(color/material). (All color selections shall fall within 2 “chroma’ and “value” of B or less, as
described in thé Munsell Book of Color (review copy available at County, or go to internet

wehsite en fopic such as:

http:/iwwweit lut. fifip/researchicolor/demonstration/demonstration. htmi)

Prior to final inspection of consfruction permits, the applicant shall implemeant the
approved color board and fighting plan,

At-the time of application for construction permits, the applicant shall submit landscape,
irrigation, landscape maintenance plans and specifications to the Department of Planning and
Building for review and appreval i consuitation with the Environmental Coordinator. The plan
shall provide for at least a 50% screening of structures as ssen from South: Higuera Sireet and
Mighway 101 to be achigved within & years of landscape: planting. Plant material shal be
evergreen, fasi-growing, drought-tolerant; and properly sized to be in scale with-the proposed
struciure. Landscape planting shall be installed prior to final inspection or oceupancy,

whichever comes firét.

At the time of application for eonstruction permits, the applicant shall provide details on
any proposed exterior lighting, if:applicable. The details shall include the height, location, and
intensity of all exterior lighting. All lighting fixtures shali be shielded so that neithier the lamp or
the relatad reflector interidr surace is visible from adjacent properies. Light heods shall be
datk colored. '

Agricuiturzl Resourges

8.

Prior to sale of each lot, the applicarnt shall provide future landowners with a notification of
adjacent agricultural. activities and a copy of the County of San Luis Obispo Right-to-Farm
Ordinance. Notification shall include typical and potential hours of operation, the {ypes of
crops grown, and the usual activities that may oceur. This would include noise, dust, odors,
legal pesticide use, lights, nighttime operation, and early morning activity. The establishment
of hew agriculfural uses, if done according to usual and accustomed agriculturat practices, will
not be considered a nuisance from the time of establishment.

County of San Luls QObispo, initiat Study Page 26
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Ewvironmental Determination ERTG-250 Date: Decentber 21, 2011

'DEVELOPER’S STATEMENT FOR THE |
HAYASHI PARCEL MAP (PARCEL MAP CO 10-0125); SUB2010-00077

The applicant agrees to incorporate the following measures info the project.  These Measures ™

become a part.to the project description and therefore become & part of the record of action
upon which the environmental determination is based. All consiruction/grading activity must
oceur In strict compliance with the following mitigation measurgs. These measures shall be
perpetual and run with the land. These measures are binding on all successers in inferest of
{he subject property. _ :

Note: The items contained in the boxes labeled “Monitoring” describe the County

procedures to be used to ensure compliance with the mitigatien measures.

Aegthetics

1. At the time of application for construction permits, the applicant shall clearly
delineate the height of new development above the: exisling natural ground surface on
the project plans. New development shalf not exceed 18 feet in height above the
exigting: ground surface. '

2; At the time of application for construction permits, the applicant shalt submit
architectural levations of all proposed siructures to the Departmentof Planning and
Building for review and approval in consuftation with the Environmenial Coordinator.
The elevations shall show exterior finish materials, colors, and height above the existing.
natural ground surface. Colors shall minimize the structure massing of new o
development by réducing the contrast between the propesed development-and the
surrounding snvironment. Colors shall be compatible with the natural colors of the
surrounding environment, including vegetation, rock outcrops, ete.. Darker, non-
reflective; earth tone colors shall be selected for walls, chimneys elc. and darker green,
grey, slate blue, or brown colors for the.roof strucfures. The following colarsimaterials,
ordatker, shall be used: Roof - {color/material); Exterier walls - (color/material); Trim -
{color/material). (All color selections shall fall within a *chroma™ and “value” of 6 or less,
as described in the Munsell Book of Color (review copy available at County, or go'to
[internet website on topic such as: _
htt'p:ﬂwww.i{.iu{.fifiplresearchfcoior!dem‘onstratiom‘demonstration.h’iml)

3. Prior to final inspection of construction permits, the applicant shall impiement the.
approved color board and lighting plan.




Environmental Determination ED1G-250 Date: December 21, 2011

At the time of application for construction permits, the applicant shall submit

- landscape;irrgation, landscape maintenance plans and:specifications to the Depariment

of Planning and Building for review and approval in consultation with tie Environmental
Coordinator. The plan shall provide for at least a 50% scréening of structures as seen
from South Higuera Straet and Highway 101 io be achisved within 5.years of landscape:
plantmg Plant materdal shall be evergreen, fast-growing, drougi‘lt “plerant, and properly
sized to be in scale with the proposed structure. Landscape planting shall be instalied

‘priorto final inspection or occupancy, whichever comes first.

At the time of applicatien for construction permits, the applicant shall provi ide details
on any proposed exterior lighting, if applicable, The details shall include the height,
Iocation, and intensity of-all exterior lighting. Al tighting fixtures shall be shielded so that
netther the lamp or the related refiector interior surface is visible from adjacent

properiies, Light hoods shall be dark colored.

Agricultural Resources

' 59

Prior to sale of each lot, the applicant shall provide future landowners with a
notification of adjacent agricultural activities and a copy of ‘the County of San Luis

Obispo Right-lo-Farm Ordinance. Nofifications shall irichude typical and potential hours of
operation, the types of crops grown, and the usual activities that may occur, This would
include noise, dust, odors, legal pesticide use, lights, nightime operation, and early
morming activity. The eslablishment of new agriculiural uses, if done actording to usual
and accusiomed agricultural practices, will not be considered a nuisance from the time
of gstablishrment.

Prior to recerdation of final map, the applicant shall shcw on an additional map sheet
& buffer area of 200 feet on parcels 2 and 3 from:ike exisiang agricultural area to the
west (120 feet on the subject properties), and 50 feet from’ the adjammg Agricuiture
parcels on the south and east. No habitable part of the structure is allowed within the
buffer area. All subsequent building permits shall show these buifers, ds applicable.
Any habitable area occurring within the buffer area will be in viclation of the buffer policy.







